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CAPITOL P L A N N IN G C O M M IS S IO N REPORT
To The 108th Legislature
February 10, 1978

Allen Pease, Chairman
Richard A . Morrell
Anthony J . Pavone
Elizabeth Socec
Lawrence Stuart
Donald Lynch

Bureau of Public Improvements
(Secretariat to the Commission)
Room 115, State O ffice Building
Augusta, Maine 04333

February 10, 1978
CAPITOL P L A N N I N G COMMISSION
STATE OFFICE BUILDING
AUGUSTA, MAINE 04330

TO G O V ER N O R JA M E S B. L O N G L E Y A N D MEMBERS O F THE O N E HUNDRED
A N D EIGHTH LEGISLATURE
Gentlemen:
It is with pleasure that the Srate Capitol Planning Commission transmits the following
report supplementing the report submitted last December, 1976, which updated the Capitol
Complex Plan. This action has been taken to fulfill a Joint Resolution accepting the December,
1976 report, but requiring more information about the acvantages and disadvantages of centraliz
ing State government facilities in the Capitol Complex and in extending the boundaries of the
Complex to include other State government land located in the Augusta and Hallowell area.
Prior to the submission of the following report, the Capitol Planning Commission held a pub
lic hearing located in Room 113 cf the State O ffice Building on January 10, 1978 at 7 p.m.
Notices of this public hearing appeared in the Kennebec Journal on December 30, 1977 and on
January 2, 1978. The draft report was also distributed to all known residents within the Complex.
As a result of all our efforts, we believe that we have met both the intent as well as the
specified requirements set forth by the 108th Legislature for the Capitol Planning Commission to
fu lfill. We could not have prepa-ed this report without the assistance of the staff from the Bureau
of Public Improvements, the Deportment of Transportation and the State Planning O ffic e , for
which we are grateful. We also want to thank Alan Goodwin who wrote the report for the Com
mission and Beverly Gilcreast who typed it.

Respectfully submitted
CAPITOL P L A N N IN G C O M M IS S IO N

Allen Pease, Chairman
Richard A . Morrell
Anthony J . Pavone
El zabeth Socec
Lawrence Stuart
Donald Lynch
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§>tatr of Maine
3u tlje Hear o f ©nr BIcrii ©tie uJljmtHattil 2fttte Sjuttiirei!i anb S’euentg-^eoen

JOINT RESOLUTION ACCEPTING THE CAPITOL PLANNING COMMISSION REPORT
AND INDICATING A WILLINGNESS TO UTILIZE THE CAPITOL COMPLEX
PLAN AND PUBLIC IMPROVEMENT PROPOSALS AS A GUIDE FOR
ALL FUTURE LEGISLATION PERTAINING TO THE CAPITOL
COMPLEX.
H U p r a t B , the Capitol Planning Commission has been given the responsibility of establishing
and maintaining a master plan for the orderly development of future state buildings and grounds
in the Capitol Complex of the City of Augusta; and
the Capitol Planning Commission has submitted to the Legislature an updated
master plan with proposed public improvements for the next 10 years in the Capitol Complex;
and
the Legislature has reviewed this plan and the public improvements; now, therefore, be it
That we, the Members of the 108th Legislature in regular session assembled,
acknowledge receipt of the Maine Capitol Planning Commission Report dated November 1976 and
the fulfillment by the commission of its legislative mandate contained in the public laws of 1967,
chapter 458; and be it further

2lea 0hu>ll:

That the Legislature gives its general support of the basic concepts of the Capi
tol Planning Commission Plan, and indicates its willingness to utilize this plan together with any
supplements to it and the public improvement proposals of the Capitol Planning Commission as a
guide for all future legislation concerning public investments or other matters in the Capitol Com
plex; provided:
1.
That this Joint Resolution shall not constitute implicit or explicit approval or disapprov
al of any changes in the use of either the Bangor Mental Health Institute or the Augusta Mental
Health Institute;
2. That no new office buildings or major renovations shall be begun or undertaken in the
Capitol Complex area without a feasibility study being made regarding the use of any available
state-owned structures in the Augusta area and that study being reported to the Legislative Coun
cil. Furthermore, neither the Nash School or the Education Building shall be demolished without
a complete evaluation of the physical structure and historical significance of both buildings;
3. That the Capitol Plarning Commission shall submit to the 2nd Regular Session of the
108th Legislature a report evaluating the advantages and disadvantages of centralizing govern
ment facilities in the Capitol Flanning Area as recommended in the 1976 report. The evaluation
shall include, at a minimum, ar analysis of the economic and other costs and benefits of such cen
tralization, such as traffic flow and parking, tax consequences of leased versus purchased space and
effects on state income, employment and energy and other utility costs of renovation versus con
struction of structures. The report shall be adopted by the commission only after notice and pub
lic hearing as required in subsection 5;
in

4. That the Capitol Planning Commission shall be instructed to report to the 2nd Regular
Session of the 108th Legislature on the advantages and disadvantages of expansion of the bound
aries of the Capitol Complex area to include other state government land located in the Augusta
and Hallowell area; and
5. That prior to submitting a master plan and additions and amendments thereto, as re
quired in Title 5, section 302, and any report required by law on this Joint Resolution to be sub
mitted to the Legislature, the commission shall hold a public hearing. Notice of this public hear
ing shall appear in the local newspaper on 2 occasions, the last of which must be at least 7 days,
but not more than 14 days, prior to the time fixed for the hearing. Such notice shall contain eith
er the express terms or an informative summary of the plan or report. The commission shall in
addition convey effective notice to persons who arc likely to have an interest in the plan or re
port.

JJn Senate (Eljamlmr

House of Sepresentattocs

Read and Adopted
As Amended by
Committee Amendment “A”

Read and Adopted
As Amended by
Committee Amendment “A”

3tute 23. 19T?

3fune 20. 13 77

Sent down for concurrence

In Concurrence

MAY M. ROSS,

EDWIN H. PERT,

Secretary

Clerk

IV

CHAPTER I

IN TRO D U CTIO N

During December, 1976, the Maine Capitol Planning Commission submitted a report to
Governor Longley and to the members of the hundred and eighth Legislature.

In this report,

the Capitol Planning Commiss'on presented policy fo- adoption related to the development of
the Capitol Area Complex. This policy covered general development, land acquisition, traffic,
parking, office space and aes-hetics which are to be used as guidelines for future Commission
decisions.

These policies with accompanying maps and text updating the Capitol Complex

Master Plan of 1969 can be found in the Maine Capitol Planning Commission Report of Decem
ber, 1976. Copies of this Report may be obtained from the State Bureau of Public
Improvements.
As a result of this submission, the 108th Legislature gave its general support to the basic
concepts of the Capitol Plann ng Commission Plan and to any supplements and public improve
ment proposals related to it by stating its willingness to utilize it as a guide for all future
legislation concerning public investments or other matters in the Capitol Complex.

However,

it did set conditions which have to be followed for continued support of the Commission's plan
by the State Legislature as set forth in the Joint Resolution found on page iii in this report:
1.

That this Joint Resolution shall not constitute
implicit or explicit approval or disapproval of
any changes in the use of either the Bangor
Mental Health Institute or the Augusta Mental
Health Institute.

The Maine Capitol Planning Commission in its submissions to the Governor and Legislature
has not intended to express irm licit or explicit approval or disapproval of any changes in
either BMHI or A M H I.

This supplementary report also does not express implicit or explicit
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approval or disapproval of any changes to BMHI or AMHI as its primary focus is on the
Capitol Complex.
2.

That no new office buildings or major renovations
shall be begun or undertaken in the Capitol Com
plex area without a feasibility study being made
regarding the use of any available state-owned
structures in the Augusta area and that study being
reported to the Legislative Council. Furthermore,
neither the Nash School or the Education Builcing
shall be demolished without a complete evaluation
of the physical structure and historical significance
of both buiIdings.

The Capitol Planning Commission hereby acknowledges receipt and understanding of the
legislative requirement and reaffirms its intent to fulfill this mandate in this report and in all
of its future studies and recommendations.

Consistent with this requirement, the Nash School

and Education buildings w ill be discussed in the second chapter of this report.
3.

That the Capitol Planning Commission shall submit
to the 2nd Regular Session of the 108th Legislature
a report evaluating the advantages and disadvantages
of centralizing government facilities in the Capitol
Planning Area as recommended in the 1976 report.
The evaluation shall include, at a minimum, an analysis
of the economic and other costs and benefits of such
centralization, such as traffic flow and parking, tax
consequences of leased versus purchased space and
effects on State income, employment and energy and
other utility costs of renovation versus construction
of structures. The report shall be adopted by the
Commission only after notice and public hearing as
required in subsection 5.

This topic w ill be discussed in the third chapter of this report.
page 8

Tcble I, beginning on

sets forth the arguments for and against centralizing government facilities in the

Capitol Complex.

The Capitol Planning Commission's recommendation

is given at the end

of the chapter.
4.

The Capitol Planning Commission shall report to the 2nd
regular session of the 108th Legislature on the advantages
and disadvantages of expanding the boundaries of the
Capitol Complex Area to include other State government
land located in the Augusta and Hallowell area.
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An analysis of the advantages and disadvantages of expanding the boundaries of the
Capitol Complex Area are discussed in the fourth chapter of this report.
Commission's recommendation
5.

The Capitol Planning

is also given at the end of this chapter.

That prior to submitting a master plan and additions
and amendments thereto, as required in Title 5,
section 302, and any report required by law on this
Joint Resolution to be submitted to the Legislature,
the Commission shall hold a public hearing. Notice
of this public hearing shall appear in the local news
paper on 2 occasions, the last of which must be at
least 7 days, but not more than 14 days, prior to the
time fixed for the hearing. Such notice shall contain
either the express terms or an informative summary
of the plan or report. The Commission shall in addi
tion convey effective notice to persons who are likely
to have an interest in the plan or report.

SUM M ARY O F THE PUBLIC HEARIN G
On January 10, 1978 at 7 p .m ., the Capitol Planning Commission held a public hearing
in Room 11 3 of the State O ffice Building. Approximately 17 persons attended this meeting in
which the

proposed

Report to the 108th Legislature was explained and discussed.

Prior to the meeting, a dra~t copy of the report was sent to all known residents and owners
of land within the Complex accompanying a notice of the date, time, location and purpose of
the meeting. A general notice of the date, time, location and purpose of the meeting was also
published in the Kennebec Journal on December 30, 1977 and on January 2, 1978.
In the process of explaining and discussing the February, 1978 Report, the following con
cerns and interests were expressed by those present at the hearing:
1.

Those present expressed appreciation to the Legislature for revision of Capitol Planning
Commission statutes to permit greater participation by those living in the Complex in
the development of plans affecting them through the requirements of a public hearing
and through expansion of Capitol Planning Commission membership to include a person
living in the Complex plus a member of the Augusta C ity Council to sit on the seven
person Commission.

2.

Existing State owned buildings in the Augusta area should be fully utilized before new
State buildings are constructed.
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3.

Future projects affecting the Complex should be announced and scheduled by the
Legislature 4 to 10 years ahead of construction to permit greater citizen input into
these plans as well as enabling property owner and renter interests to be protected.

4.

A request was made that the Kennebec Historical Society be asked to comment on
the historical significance of the Nash School in addition to the review already given
by the Executive Director of the State Historic Preservation Commission. In response
to this request, the Commission held a special meeting on January 31, 1978, to hear
the views of Anthony Douin, Past President of the Kennebec Historical Society.
At this meeting, Mr. Douin presented a letter in behalf of the Executive Committee
of the Kennebec Historical Society requesting that the Nash School be retained.

5.

The State and the C ity should attempt to minimize transportation and parking congestion
in the Capitol Complex as future development takes place.

6.

A wish was expressed that the Capitol Planning Commission meet more frequently
with residents of the Complex concerning matters that would affect them.

7.

Many suggested the need for protection in the Complex against commercial uses mov
ing into their residential neighborhoods. However, it was explained that under present
statutes, the Commission cannot control changes in land use or zone the area. The
Commission's statutory powers encompass only criteria for construction or reconstruction
of public and commercial buildings and off street parking requirements and do not con
trol the type of use of land within the Complex. The statutes allow some Commission
control over height, setback, driveways, exterior design and materials, landscaping,
and parking. Buildings used for residential purposes that do not exceed 4 dwelling
units are excluded by law.

8.

Some residents consider that the imposition of regulations by the Legislature discriminates
against the property owners of the Capitol Complex area, particularly as the C ity of
Augusta has repeatedly voted against zoning.

-A-

CHAPTER II
NASH SC H O O L AN D ED U CATIO N
B U ILD IN G REC O M M EN D A T IO N S

Nash School
In a letter to the Governor, the Capitol Planning Commission Chairman, Allen Pease,
set forth the following remarks concerning the history and status of the Nash School trans
action;
1 . On Ju ly 21, 1975, by separate letters, Allen Pease, Chairman of the Capitol Planning
Commission and Governor James B. Long ley wrote Mayor David Elvin , the City of Augusta,
expressing support for the City's sale of the Nash School to the Maine State Employees Credit
Union with the understanding that if the Legislature decided to purchase the school from the
Credit Union, the State would demolish the building and landscape the area in accordance
with the approved master plan of the Capitol Complex.
2. On October 1, 1975, the property was sold to the Maine State Credit Union by the
C ity of Augusta subject to the restriction that if the State of Maine purchased the property,
the State would, within three years from the date of the deed, demolish the building and con
vert the area to a green area in accordance with the approved Master Plan for the Capitol
Complex.
3. Subsequently, the lC7th Legislature authorized the sale of the Packard property
effective June, 1976, with the understanding that the Credit Union would exchange the Nash
School site for the Packard property site where the Credit Union building is now being con
structed. The Council Order submitted on October 15, 1976, authorized the Bureau of Public
Improvements to purchase the Nash School and sell the Packard property.
4. in June of 1977, the Maine Legislature resolved, in part, that the Nash School should
not be abolished without an evaluation of the physical structure and historic significance of
the building. Letters on the building structure of Nash School by Richard Bachelder and Earle
Shettleworth on the historica. significance are attached . 1 These letters indicate that the
building is neither suitable for conversion to office space nor for historical preservation.
5. On November 30, ' 977, after reviewing the preceeding material, the Capitol
Planning Commission adoptee a recommendation that the Nash School should be demolished
as previously agreed by the State and that the area be properly landscaped. This recom
mendation was reaffirmed by the Commission following the public hearing of January 10,
1978, at a special meeting called to discuss the Nash School on January 31, 1978.

1 Please refer to the Appendix for copies of these letters.
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The requirement for demolishing the Nash School is set forth in the Nash School
property deed, conveyed to the Maine State Employees Credit Union by the City of Augusta,
by the following deed restriction:
It is understood and agreed by the Grantee, its successors and
assigns, that if the State of Maine or any agency thereof pur
chases the property from the Grantee at any time, that the
State within three years from the date of this deed, or in the
event that it purchase said property following said three years,
then and in that event forthwith shall demolish the building
and convert the area to a green area in accordance with the
approved Master Plan for the Capitol Complex.
As the deed is dated October 1, 1975, and the State has purchased this property, the
Nash School building would have to be torn down and the area properly landscaped by
October 1, 1978, if this deed restriction is to be met.
Education Building
The historic significance of the Education building is also discussed in Earle G . Shettleworth's
letter to Richard Bachelder.

In this letter, M r. Shettleworth mentions that the building does

not meet National Register criteria and it does not have external or internal architectual merit.
"Like Topsy in Uncle Tom's Cabin it just grew ."

From the standpoint of historic preservation,

there is no reason why this building should not be demolished.
However, from the standpoint of structural conditions the Education building is still "good
and most adequate for use as an office building" according to M r. Bachelder in his letter to the
Commission.

His letter to the Commission may be found in the Appendix to this report.
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CHAPTER III

ADVANTAGES AND DISADVANTAGES
OF CENTRALIZING GOVERNM ENT
FACILITIES IN THE CAPITOL COMPLEX

General Advantages of Centralizing State
Government Facilities in the Capitol Complex
In its Report of December, 1976, the Maine C apitol Planning Commission adopted the
policy that all future State office buildings in Augusta should be built within the Capitol
Complex except those utilizec for heavy equipment end dead storage space. In addition, the
Commission adopted policy calling for State agencies located in leased and State owned
office buildings outside the Capitol Complex to be relocated within the Complex when Stateowned

space is available.

In response to these statements of policy, the State Legislature has asked the Commission
to elaborate on the benefits that would accrue to the State in centralizing its facilities in
the Complex. Table I, beginning on the next page, summarizes the advantages and disadvan
tages of centralizing governmental facilities in the Capitol Complex. An attempt has been
made to be fair in presenting both arguments for and against centralization.

However, a

quick review of the arguments for and against centralization will reveal a strong case for
centralization versus decentrclization of State offices and supporting facilities.
Following Table I, the economic and other costs and benefits of centralizing State govern
ment facilities in the Capitol Complex are identified in more detail and discussed. At the end
of this chapter, the Capitol Planning Commission recommendations may be found.
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TABLE 1
ADVANTAGES AND DISADVANTAGES OF CEN TRA LIZIN G STATE G O V E R N 
MENT FACILITIES IN THE CAPITOL COM PLEX.

TOPIC

A D V A N T A G ES

D ISA D V A N T A G ES

1.

Police Services

Less area to cover, more intensive coverage,
fewer police needed for same effective pro
tection. Quicker reaction time to criminal
acts.

A concentrated governmental area becomes a target
for demonstrations which could tie up State govern
mental operations in the Complex.

2.

Repair and
Maintenance

Less staff required for same level of mainten
ance. Less time and energy wasted. Quicker
response to requests for emergency mainten
ance. Less travel time from central mainten
ance center to work. Within the Complex
the trend has been toward building larger office
buildings that are easier to maintain, and to
renovate to meet new State office needs. State
maintenance personnel maintain that it is not
only easier to serve the larger State office
buildings, but square foot maintenance costs
are less.

A central maintenance and repair shop may not be
very attractive if located next to a modern office
bui Iding.

3.

Public Access to and
Understanding of
State Services

Park your car and walk to a number of State
offices. Sufficient parking is required when
new offices are built. Concentrated, well
marked offices identified by map directories
placed at strategic locations make it easier
and more convenient for the public to obtain
the services they desire. A savings in gas
and time result in less expense to them. The
public is also able to understand the extent
and composition of State government better
because most of its services are represented
in the Complex.
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As more buildings are constructed in the Complex, it
may become harder to find the particular office you
are seeking. In addition, parking is tight when the
Legislature is in session. This discourages public
access to State services.

TABLE 1 (continued)
ADVANTAGES AND DISADVANTAGES OF C EN T R A LIZ IN G STATE G O V E R N 
MENT FACILITIES IN THE CAPITOL C O M PLEX.

TOPIC

D ISA D V A N T A G ES

AD VAN TAGES

4.

Public Transportation

Not absolutely needed within a centralized
office center where the public and State
employees can walk between buildings. How
ever, public transportation between the Com
plex and other parts of the Augusta area be
comes feasible when public employees ore con
centrated within it. Car pooling is also en
couraged through centralization.

5.

Beautification and
Landscaping

Funds available for single building landscap
ing can be combined with other landscaping
funds to obtain greater aesthetic impact
through economy of scale.

6.

Personal contact be
tween Governor,
agencies and Legis
lature and within
agencies.

Easier face to face contacts possible. Policy
can be more easily established and coordination
effectuated.

7.

Consolidation of services Easier to accomplish and more effective in a
( i . e . , photo lab, graph- consolidated office service center,
ics center, library, etc.)
to State agencies to re
duce cost through
economy of large scale
operations and improve
ment of services through
specialization of staff is
passed on to the public
in better and less ex
pensive public services.
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Snow and generally poor weather conditions w ill dis
courage pedestrian traffic in Complex. Public Trans
portation is not a popular mode of travel.

This can be accomplished by video communications.
State offices in the future w ill be tied together by
telecommuni cation.

Do not have to have a consolidated office center in
order to consolidate services to State agencies. The
car may have to be used, however, to obtain these
services.

TABLE 1 (continued)
AD VA N TA G ES AND DISADVANTAGES OF C EN T R A LIZ IN G STATE G O V E R N 
MENT FACILITIES IN THE CAPITOL C O M PLEX .

TOPIC

AD VANTAGES

D IS A D V A N T A G E S

8.

Provision of Utilities

Central heating in a centralized office ser
vice center would reduce heating costs.

There is some heat loss through piping of heat to
State office buildings.

9.

Separation of vehicular
and pedestrian traffic

More feasible under consolidated office
center. Pedestrian light signals can be in
stalled.

Not necessary. Not enough traffic to be concerned
about in a decentralized system.

10. Acquisition of private
land

In many instances the private property tax
base is insufficient to cover city services
rendered.

Why acquire private land when State owned land is
available in the general v ic in ity ? The public
attitude is against the purchase of private land!

1i . Traffic Flow

The proposed circumferential highway connect
ing major streets on the east side of the river,
crossing the river and connecting with the turn
pike w ill provide access to the Complex from
many directions without going through urban
areas. Connecting Child Street with Union
Street w ill reduce traffic movements on busy
State Street. Even with additional State office
workers, (500 or less) the present intersections
of State Street with Union, Capitol and Child
Street should continue to work satisfactory.
When Capitol Street is eliminated east of State
Street (as called for in the Master Plan) turn
ing movements at the remaining tri-cornered
intersection of State and Capitol Street w ill be
reduced. A central office center w ill consoli
date previously fragmented departments making
it easier to implement staggered work hours and
car pooling thereby reducing the rate of vehicular
traffic growth. In spite of anticipated traffic
growth, the present street system should be able
to handle this traffic satisfactory within the Com
plex during the 1980's.
- |0 -

Concentrating offices in the Complex w ill increase the
traffic flow to and within the center. State Street
cuts the Complex in half increasing the possibility of
pedestrian accidents and fatalities. However, no
recent fatalities have been recorded. Two signalized
pedestrian cross walks across State Street have been
provided which may account for the safety record so
far. Peak hour traffic may congest traffic movement.

TABLE 1 (continued)
AD VAN TAG ES AND DISADVANTAGES OF C EN T R A LIZIN G STATE G O V E R N 
MENT FACILITIES IN THE CAPITOL C O M PLEX.

TOPIC

D ISA D V A N T A G ES

AD VAN TAGES

12. Parking

Parking can be provided close to where people
wish to go in the Complex when parking gar
ages are built close to and integrated with
State office buildings and attractively land
scaped. Parking is adequate in the Complex
except when the Legislature is in session. If
additional office space were built in the Com
plex, additional parking would also be needed.
A parking garage the size of the existing park
ing garage would cost $37,000 per year over a
50 year period to provide parking close to State
buildings. However, not as much land would
have to be acquired for a parking garage as for
surface parking.

Parking garages must be built if parking is to be provided
close to where people wish to go for State services.
Parking garages are expensive, however, and some
people are reluctant to use them. If surface parking
is provided it must be provided a distance away from
State office buildings.

13. Tax consequences of
leased vs. purchased
space

The land acquired by the State reduces the
City's tax base. However, City service costs
are also reduced. City services provided to
a particular area may exceed tax revenues
from that area.

If a private building the size of the new DOT building
were constructed and leased to the State, it would re
turn approximately $82,600 annually to the City of
Augusta. However, it would cost the State more to
lease such a building for the reasons given under topic
#16.

14. Effects on State income
(Little or no impact on
State income from the
State income tax)

State income obtained from the income tax on
the individual or corporation from leasing the
building is small when compared to other tax
revenues such as the real estate tax.
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The State loses a small amount of potential personal in
come tax levied against individuals or corporations
when the State builds its own buildings instead of leas
ing them from corporations.

TABLE 1 (continued)
ADVAN TAGES AND DISADVANTAGES OF C EN T R A LIZIN G STATE G O V E R N 
MENT FACILITIES IN THE CAPITOL CO M PLEX.

TOPIC

AD VANTAGES

D IS A D V A N T A G ES

15. Costs of renovatTon
vs. construction of
office space

It is better to build new office buildings in the
Complex with specifications aimed at low cost
of maintenance and heating, air conditioning,
e t c ., than to acquire and renovate structually
sound buildings outside the Complex. These
buildings were not designed for the provision
of office space and for ease in changing them
to meet changing governmental office space
needs. These buildings may prove to be more
expensive over the long run due to higher main
tenance and utility costs. Additional costs
accruing to renovation of buildings outside the
complex for State office space are poorer
communication, confusion over what services
the State offers and the cost of time and gas
traveling from one building to another to ob
tain services. Many former residences acquired
by the State for office space have proved to be
structually unsound and too expensive to heat
and to maintain.

16. Long term cost of
leased vs. purchased
space

The State can build offices cheaper than private
As more State buildings are built, managment and mainenterprise because the State does not pay taxes
tenance staff must also be increased. However, the reand it can obtain lower interest rates for borrowed quired increase in maintenance staff is not in proportion
funds than private builders. In addition, the
to the number of buildings built. Leased buildings proState does not include profit in building and main-vide income to individuals and tax revenues to the C ity
tenance costs. State built and maintained buildings of Augusta with no increase in State maintenance
are therefore cheaper to build and maintain than
staff necessary,
comparable private buildings. This results in less
cost to the State taxpayer.
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There are few, if any, buildings in.the Complex worth
renovating for State office space,

TABLE 1
ADVANTAGES AND DISADVANTAGES OF CEN TRA LIZIN G STATE G O V E R N 
MENT FACILITIES IN THE CAPITOL CO M PLEX.

D ISA D V A N T A G ES

TOPIC

A D V A N T A G ES

17. Image of State govern
ment

State government offices and facilities are
contained within the Complex. The City of
Augusta is thus assured that new land acquisi
tions w ill not take place outside the Complex.
Private land and buildings within the Com
plex have generally been purchased to date
at fair market value.

Persons owning real estate in the Complex are never
sure a new State building or facility w ill be going
up next to them or if the State may have to take their
property through eminent domain.

18. Building controls

Public and private building in the Complex
is controlled to preserve and enhance the ex
tensive State investment within this area. O ff
street parking must also be provided to meet
the parking need of new offices and other
buildings. Furthermore, such controls also
protect the private land owner.

The City of Augusta does not have zoning. An owner
within the Complex does not have the freedom to
develop his property in the manner he desires.
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Economic and Other Costs and Benefits
of Centralizing State Government
Facilities in the Complex
Costs.

The primary beneficiaries of a private building constructed on private land in the Com

plex and leased to the State would be the developer and the C ity of Augusta.

However, State

income tax receipts from income received by the owner or corporation would be small com
pared to the savings gained by the State building and maintaining its own buildings on publicly
owned land.

The C ity is the major beneficiary from privately owned leased buildings.

For

example, a building containing 96,750 square feet would pay real estate taxes of approximately
$69,693 to the C ity of Augusta each year.

This estimate is based on an average annual real

estate tax charge on land and buildings of four private commercial enterprises providing leased
office space within and abutting the Complex.
from such an arrangement.

There is no doubt that the C ity would benefit

However, such an arrangement, while benefiting the City's tax

payers, would cost the general State taxpayers $168,850 more each year than if the State were
to finance, build and maintain its own office buildings.
Another possible economic cost is attributable to the loss of C ity tax base when the State
acquires private lands and buildings.

However, this is a very difficult subject to analyze.

For example, when the State acquired residential parcels of land on which to buiid the Trans
portation building plus adjacent parking space and landscaping areas, the C ity lost an annual
taxable income of approximately $12,800.
area where dramaticly reduced.

On the other hand, C ity services provided to this

If only 13 school children lived in this area and left the C ity

to live in one of the surrounding towns with their families when the State purchased their home
in the Complex, the City would have actually gained from this exchange.

This is due to the

fact that the average annual expenditure per pupil in the Augusta school system in 1976-77 comes
to slightly over $ 1 ,0 0 0 !^

^

City police services are also reduced in this area as the State Police

Source: State Department of Educational and Cultural Services, School Statistics Services.
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take on the responsibility of policing it.

The only con-inuing services required of the City

for which there is no direct compensation, are street maintenance and fire protection.

This

area of the Complex may therefore have exerted a tax drain on the C ity over the past year.
Benefits.

The development of a concentrated State service center w ill encourage the develop

ment of a center

comprised of State owned and managed buildings and facilities.

for the State to build and manage its own buildings.
house 500 employees.

It is cheaper

Take for example, a building that could

Such a building would have to contain 77,500 square feet of office

and service areas to house these people.

Based on present costs, the annual cost would add up

to $334,900 in the following manner according to the State Bureau of Public Improvements:
Project Cost
Operating Cost
Maintenance Cost

(1)

— 7,625,000 7 50 years
— 96,000 sq~ ft. x $1 .50
= $3,840,00(P x 1%

—$152,500
— 144,000
= 38,400
■$334,900

The cost of leasing a building with a comparable amount of office space would come to
$503,750 as calculated in the following manner using Bureau of Public Improvements data:
77,500 sq. feet x $6.50 = $503,750
Therefore, the resulting savings of a State-owned compared to a leased facility would
total $168,850 ($503,750 - $334,900 = $168,850).

These savings accrue from no taxes on

State buildings, lower financing costs, no profit and better utilization of existing maintenance staff.
Recommendation
As a result of an analysis of the arguments in Tab e I for and against centralization plus
the other information in this report, the Capitol Planning Commission recommends that the
Government and Legislature continue their support in developing, over the years, a centralized
Capitol Complex within its existing boundaries. The Commission believes that over the long
run, the development of a State office campus within the Complex w ill encourage the develop
ment of a more open and identified State government at lower cost.

It should also create a

center from which a wide variety of governmental services can be conveniently and efficiently
provided.
( 1) ~ Also includes cost of principal and interest over a 20 year period at 5 % on the balance outstanding.
(2) Gross square foot area
(3) Building valuation in dollars.
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CHAPTER IV
A D V A N T A G ES AN D D ISA D V A N TA G ES O F EX PA N D 
IN G THE CAPITO L C O M PLEX BO UN D ARIES TO
INCLUDE A D D IT IO N A L STATE O W N ED LAND
Major State Owned Centers In The A ugusta Area
The 108th Legislature has also instructed the Capitol Planning Commission to report
back to them on the advantages and disadvantages of expanding the boundaries of the
Capitol Complex Area to include other State government land located in the Augusta and
Hallowell areas.

There are four major centers in which State investments are concentrated:

1.

The Capitol Complex which consists of 160 acres in Augusta.
Approximately one-half of this area is owned by the State.

2.

The University area in Augusta consists of 140 acres next to
the C iv ic Center and 1-95.

3.

The Camp Keyes and Augusta Airport area contains 200 acres.

4.

The Stevens School and its grounds in Hallowell consits of 63
acres.

The advantages and disadvantages of expanding the Capitol Complex boundaries to in
clude the major State land holdings in the Augusta area require an analysis of various com
binations of State owned land. Conceivably, the Capitol Complex of the future could con
sist of four separate State owned centers in which State buildings and facilities would be
placed.

Instead of becoming a single center with the accrued benefits already described,

the Complex would be decentralized into two or more centers with the disadvantages as identi
fied in Table I of this report.
What advantage is there for expanding the Capitol Complex to other State ownded land?
If the Complex were to be expanded a short distance beyond existing State centers
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in the Augusta area, abutting privately owned land could be controlled thereby preserv
ing the State's investment in its facilities, buildings and land.
portant in Augusta as this C ity does not have zoning.

This is particularly im

However, the Legislature has clearly

laid down the rules only to include, "other State government land located in the Augusta
and Hallowell area". As the State already owns the land, buildings and facilities in the
four centers, it also controls the future development within these areas.

The Bureau of

Public Improvements of the Department of Finance and Administration already has been

given

the responsibility of coordinating the development of State offices and facilities in the
Augusta area as well as in other parts of the State.

It would seem unnecessary to extend the

jurisdiction of the Capitol Planning Commission to encompass all or a few of the State centers
in the Augusta area that are not adjacent to the Capitol Complex.

In fact, it could divert

the attention of the Commission away from its basic policy of encouraging the development
of a single Capitol Complex in which all (or nearly all) of the State's central office staff
would be located in order to provide more efficient, direct and comprehensive services to
Maine's citizens.
The following brief description of each of the four State centers outside the Complex
w ill give a perspective of their interrelationship with the Complex.
1.

University of Maine in Augusta
a.
b.
c.
d.

2.

Does not abut the Complex as it is nearly 2 miles distant.
University trustees control their own development program.
There is no visual link with the Cap tol Complex.
No State office space is available.

Stevens School
a.
b.
c.
d.

Does not abut the Complex as it is c little over a mile distant.
May be used as a detention center in the future as it has been in the past.
No visual link with the Capitol Complex.
Some buildings are now being temporarily used for State office space, but
they were originally designed for other purposes.
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3.

Camp Keyes and the Augusta State Airport
a.
b.
c.
d.

4.

Barracks style offices.
Army Reserve offices located here.
No visual link with the Complex.
N early a mile distant from the Complex.

Augusta Mental Health Institute Area
a.
b.

c.
d.

e.

Buildings constructed to house the mentally il l. Substantial renovations
required to convert vacant buildings into office space.
State Departments of Conservation, and Environmental Protection are
located in the Ray Building. (CETA personnel are being moved to the
Nurses' Home)
Although located directly across the river, AMHI abuts the Capitol Com
plex. There is also a visual interrelationship between the two areas.
At present it is difficult to travel between the Complex and A M H I. How
ever, this problem w ill be relieved by the proposed bridge and circumferen
tial highway across the Kennebec just south of the Complex, slated for
construction after 1987.
It cost over $1,000,000 to convert the Ray Building into State office space.
The building is already crowded.

Recommendation of the Capitol Planning Commission
The Capitol Planning Commission, in light of the foregoing discussion, recommends
that the Capitol Complex area boundaries remain where they are. There appears to be
sufficient land on which to build an additional five buildings within the Complex the size
of the Transportation building plus parking area and support facilities.

The Complex could

absorb another 3,500 employees (5 x 700) for a grand total of approximately 6,500 office
and support workers.^

This capacity would appear to be sufficient for the next 10 years

based on current State employment expectations.

In the Maine Capitol P'anning Commission

Report in 1976, the Commission stated that the Capitol Complex Area appeared to be large
enough to protect existing and future State investments in the Area. We stand by that
recommendation.
^ There were approximately 3,000 State employees housed in the Complex during
October, 1977.
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MAINE HISTORIC PRESERVATION COMMISSION
242 State Street
Augusta, Maine 04333

Telephone:

Earle C. Shettleworth, Ir.

Director

»

October 25, 1977

Mr. Richard G. Bachelder, Director
Bureau Of Public Improvements
Augusta, Maine 04333

Dear Dick:
In response to your letter of the 5th, requesting an his
torical assessment of the Nash School and the Education Buil
ding, I can make the following observations.
The Nash School was constructed in 1897 in a modified ver
sion of the Romanesque Revival style. Although in terms of age
the building meets the criteria established by the National Reg
ister of Historic Places, it does not in terms of architecture
or history. It is not a significant or distinguished example
of its style, and no events of historic importance are known to
have taken place there.
The Education Building, apparently constructed in at least
three stages, fails to meet the National Register criteria in
that it is not at least fifty years old and has no external or
internal architectural merit. Like Topsy in Uncle Tom's Cabin,
it "just grew."
From the point of view of historic preservation, therefore,
I see no reasons why these two buildings should not he removed
from the landscape.
Sincerely,
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207-289-2133

R ICH A R D G. R A C H ELD ER

T E L E P H O N E 2 0 7 / 2 8 9 -3 8 8 1

D IR ECTO R

&tatt of iHainc

bureau of Public Jfmprobemtnte
Sugusta, ftlaine 04333
November 30, 1977

Chairman & Members of the
Capitol Planning Ganmissian
State Office Building
Augusta, Maine
04333

In response to your request for information regarding the structural
condition of both the Nash School and the Education Building, I would offer
the following:
Nash School: This structure is currently being used basically as a
gfrrragp farTlity. in that regard it was necessary for the Bureau to
add
bracing to accomodate the load in g requirements. This
facility has a structural system composed of wood lumbers and was
for school loading limits. The Bureau would not recommend
nep of this building as an office facility.
Education Building: This facility was constructed in three phases.
The first in 1919 and the last in 1940. The facility was designed
for office use as it is currently being used. The structural
condition of this building is good and most adequate for use as an
office building.
A joint resolution dated June 20, 1977 accepting the Capitol
Planning Caimissicn Report contained the following:
"Furthermore, neither the Nash School or the Education Building
shall be demolished without a complete evaluation of the physical
structure and historical significance of both buildings”.
In accordance with the above a detailed analysis of either
facility will be accomplished prior to any recommended danoliticn
of either building.
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Regarding the Nash School it should be noted that the deed to
this property contains the following restriction:
"It is understood and agreed by the Grantee, its successors and assigns,
that if the State of Maine or any agency thereof purchases the property
fran the Grantee at any time, that the State within three years from the
date of this deed, or in the event that it purchases said property
following said three years, then and in that event forthwith shall
demolish the building and convert the area to a green area in accordance
with the approved Master Plan for the Capitol Complex."
This could present a conflict with the intent of the joint order
noted earlier.
Sincerely,

Richard G. Bachelder
Director
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